
PLANNING COMMISSION REPORT 

MEETING DATE: April 27, 2005  ITEM NO. GOAL: Coordinate Planning to Balance Infrastructure 
    
 
  
SUBJECT Zipps @ Centennial Marketplace - 4-UP-2005 

 
REQUEST Request a conditional use permit for sales of alcoholic beverages at a proposed 

restaurant in a future shopping center located at 14148 N 100th Street with 
Planned Community Development District, Planned Neighborhood Center 
(PCD PNC) zoning.           
 
Key Items for Consideration: 
• This site is planned for a neighborhood commercial center. 
• This would allow liquor sales in conjunction with a proposed restaurant. 
• There are no nuisances anticipated. 
• There are no significant impacts anticipated to traffic, police, fire, or other 

services. 
 
Related Policies, References: 
4-GP-2003, 61-ZN-1982#2, 24-UP-2003, 
67-DR-2004 
 

OWNER Goldman Management Inc. 
480-344-1055 
 

APPLICANT CONTACT Todd Goldman 
Goldman Management Inc.  
480-344-1055 
 

LOCATION 14148 N 100th St 
 

BACKGROUND Zoning. 
In 2004, this site was rezoned to the Planned Community District Planned 
Neighborhood Center (PCD PNC).  The rezoning required conformance to a 
site plan for a neighborhood commercial project consisting of 5 buildings 
totaling approximately 60,000 square feet.  The Development Review Board 
approved the commercial center in 2004. 
 
The PCD PNC District allows professional offices, services, restaurants, and 
retail sales to meet the daily needs of the neighborhood.  This District also 
allows sales of alcoholic beverages as an accessory use to restaurants upon 
approval of a Conditional Use Permit, and when the primary alcohol service 
area does not exceed 25% of the floor area and no packaged liquor is sold. 
 
Bars are not permitted in the PCD PNC District.  Bars are defined as 
establishments having an alcohol service area in excess of 15% of the floor 
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area, a kitchen that is less than 15% of the floor area, age verification and 
cover charge required for admittance, less than 40% of revenue is derived 
from food sales, and where the business remains open and liquor sales 
continue but the fill kitchen closes before 9pm. 
 
Context. 
This property is located within the Scottsdale Horizons Area, which is 
generally bounded to the north and east by the Central Arizona Project (CAP) 
canal, to the south by Sweetwater Road, and to the west by the Pima Freeway.  
This Scottsdale Horizons area has a mix of single-family and multi-family 
residential uses, as well as a mix of commercial office and retail uses.  Existing 
single-family homes surround the site to the north and east, and single-family 
homes are under construction to the west.  A 2.6-acre commercial area is 
located to the south of the site, and a vacant 11-acre commercial property 
zoned PNC exists at the southeast corner of the Frank Lloyd Wright Boulevard 
and 100th Street. 
 

APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
The applicant requests to offer alcohol sales in conjunction with the restaurant 
use at the proposed commercial center.  The proposed commercial center, 
including the proposed restaurant suite, is planned to begin construction later 
this year.  The applicant is concurrently requesting a liquor license application 
through the State. 
 
Development information.    
• Parcel Size:  7.79 +/- acres 

• Existing Use:  Vacant with a neighborhood commercial 
center planned for the site 

• Restaurant Floor Area:  5,400 +/- sq.ft. of indoor area, 
1,150 +/- sq.ft. of outdoor patio area 

• Alcohol Service Area:  360 +/- sq.ft. (6%) 
 

IMPACT ANALYSIS Use Permit Criteria. 
The purpose of the conditional use permit process is to help ensure the 
neighborhood character of the commercial center is protected.  Conditional use 
permits, which may be revocable, conditional, or valid for a specified time 
period, may be granted only when expressly permitted after the Planning 
Commission has made a recommendation and the City Council has found as 
follows: 
 
A.  That the granting of such conditional use permit will not be materially 

detrimental to the public health, safety or welfare. In reaching this 
conclusion, the Planning Commission and the City Council's consideration 
shall include, but not be limited to, the following factors: 
1. Damage or nuisance arising from noise, smoke, odor, dust, vibration or 

illumination. 
• The sale of alcohol at the restaurant is not anticipated to create 

nuisances of noise, smoke, odor, dust, vibration, or illumination.  
The restaurant proposes an outdoor seating area along the 
western storefront, which will be buffered from nearby 
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residences to the east by the building, landscaping, 101st Street, 
and walls.  The outdoor seating area will also be buffered from 
nearby residences to the west by a large parking lot, landscaping, 
and wall.  The nearest residence is approximately 260 feet away. 

2. Impact on surrounding areas resulting from an unusual volume or 
character of traffic. 
• The sale of alcohol in conjunction with the restaurant use is not 

anticipated to increase the traffic or parking demands beyond the 
expected demands of a restaurant serving no alcohol.  Capacity 
of the adjacent roadway network indicates surrounding streets 
will operate at acceptable levels of service after the commercial 
center is constructed.  Adequate parking will be provided on site 
to serve the entire commercial center. 

3. There are no other factors associated with this project that will be 
materially detrimental to the public. 
• A specific zoning criterion states that no more than 25% of the 

total floor area shall be devoted primarily to the consumption of 
alcoholic beverages.  This application proposes an alcohol 
service area comprising 6% of the floor area, which complies 
with this requirement. 

• A specific zoning criterion also prohibits packaged liquor from 
being sold.  Alcohol sales will be only for consumption at the 
restaurant. 

• There are no significant police, fire, or other service impacts 
anticipated from the sale of alcohol at the restaurant. 

B.  The characteristics of the proposed conditional use are reasonably 
compatible with the types of uses permitted in the surrounding areas. 
• In addition to the surrounding residences, there is a convenience 

store that sells packaged liquor and a restaurant that serves alcohol 
to the south of the site.  Neighborhood centers typically have 
restaurants that serve alcohol. 

C.  The additional conditions specified in Section 1.403, as applicable, have 
been satisfied. 
• No additional conditions are specified in the Zoning Code. 

  
Community Involvement.   
Surrounding property owners have been notified and the site has been posted 
with a notification sign.  The applicant also has been in contact with 
surrounding homeowners’ associations.  Phone calls have been received for 
general inquiries and support for additional dining opportunities in the 
neighborhood.  Three letters have been received in opposition to this request, 
citing concerns about the potential increase of people drinking and driving in 
the neighborhood (see Attachment #6).    
 
The applicant has contacted the three neighbors in opposition and has 
committed to operate a restaurant that will not be detrimental to the 
neighborhood. 
 
Community Impact. 
Neighborhood centers typically have restaurants that serve alcohol, and there 
are no nuisances or other impacts anticipated.  The nearest residence is 
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Case 4-UP-2005  
     

STIPULATION FOR CASE 4-UP-2005 
 
 
PLANNING/ DEVELOPMENT 
 
1. CONFORMANCE TO DEVELOPMENT SUBMITTAL.  The restaurant location shall be at the 

southern end of Building C, as shown on the site plan prepared by Butler Design Group, with a 
submittal date of March 1, 2005. The restaurant shall conform with the floor plan submitted by 
City Spaces dated February 8, 2005.  Any proposed significant change, as determined by the 
Zoning Administrator, shall be subject to subsequent public hearings before the Planning 
Commission and City Council. 
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Attachment #6. Citizen Involvement 
 

 

 
 

 
 
 
 

The above attachment is on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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City Notifications – Mailing List Selection Map

Zipps @ Centennial Marketplace

Map Legend:

Site Boundary

Properties within 750-feet

Additional Notifications:

• Interested Parties
• Aviara Homeowners Association
• Costa Verde
• McDowell Mountain Ranch 
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